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INTRODUCTION

It has been indicated from numecrous sources during the course of this update
that the Comprehensive Development Plan adopted in 1974 was the product of
substantial community involvement and years of research and plan development by
the Town of Easton and the Maryland Department of State Planning. The long-range
vision and foresight of those who developed the 1974 Plan is quite evident. Many
of the Policies, Goals, Objectives and Principals outlined in that Plan are still very
much valid and applicable to the Town of Easton today. Therefore, it is not the
intent of this update to rewrite the 1974 Plan, but rather to improve upon its
original foundation. Information has been brought up to date, projections
forwarded, maps revised, and policies, goals and objectives reevaluated and restated
when appropriate or modified in response to changes in the community.

Since the 1974 Easton Comprehensive Plan was adopted, a great deal of change
has occurred in the Town. Growth pressures along the Route 50 corridor and at the
Town’s castern and western edges require that the Town take an active role in
managing the location, timing and quality * of future Town development.
Strengthening plan policies and recommending implementation strategies for growth
management is a priority of this update.

The Easton Comprehensive Development Plan establishes Town policies relative
to the most desirable development patterns for Easton and environs. It identifies in
both narrative and graphic form proposed areas for living and working activities and
Telated services which are required to assure a quality environment for all residents.
Implementation proposals are included as methods for coordinating public and private
development activities, which together will influence Town development form and
function.

The policies which are presented throughout this document are the results of a
community planning process and established Town Goals and Objectives. As officially
adopted policies of the Town they will serve as the basis for future decisions on
capital improvements, ordinance revisions, rezoning requests, subdivision approvals
and other development approval matters. Plan policies in each of the Plan Elements
are numbered for ease of reference.

The Plan may be described as being general, long range, and comprehensive.

GENERAL

To provide guidance for locating public and private land uses in a desirable
development pattern, the Plan concentrates upon major development concepts but
does not attempt to address every development issue in detail. The Plan reflects
current Town policies toward the general location, character and extent of future
development. Individual development decisions will be reviewed for their
relationship to Plan policies.
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LONG RANGE

The Comprehensive Development Plan addresses the growth and development of
Easton through the year 2010. Because of its long range orientation, it is
recommended that the Plan be reviewed and revised as changing circumstances
dictate, or at least every five (5) years. The long range nature of the Plan
requires that projects proposed to resolve current problems or address more
immediate needs should be structured to achieve consistency with long range

development objectives.

COMPREHENSIVE

The Easton Plan concentrates upon major concepts concerning essential
physical elements which constitute the immediate environment of the Town. Plan
recommendations are proposed in recognition of Easton’s position in the central
portion of the Eastern Shore of Maryland and its relationship to metropolitan areas
in the Baltimore-Washington Corridor. Various economic, cultural and social factors
which influence local development issues are essential considerations in formulating
Plan clements.

The Town Council is responsible under Maryland law for adopting the Plan.
The Town Planning Commission is responsible’ for general administration and
enforcement of the Plan, All development proposals should be reviewed for
conformance to basic policies and programs identified by the Plan.

After adoption, the Plan will serve as:

* A unified statement of desirable development policies.

* A framework within which specific development issues can be
evaluated and public policy effectuated consistent with the long
range growth and development goals and objectives of the Town.

* An information document for local elected officials, citizens,

developers and special interest groups concerning critical
development issues as well as Town development policies..

Preparation of the Easton Comprehensive Development Plan represents an
important step in the complex process of guiding future development in the interest
of the general public. Adoption of the Plan will constitute a first step in directing
the forces of development in a desirable spatial pattern. Future Planning Commission
and Town Council activities will be directed towards reviewing specific development
proposals, periodic revisions of the Plan in view of mew conditions, broadening the
scope of the Plam, and facilitating Plan implementation in a continuing effort to
improve the quality of life for all Easton residents.
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PLAN BACKGROUND

REGIONAL SETTING

When planning for Easton’s future, the location of the Town and the
interdependence of the Town with other geographic and economic regions is of prime
importance. The future population and economic vitality of Easton is determined, not
only by local activities, but also by activities in the larger region of which Easton is
a part. To this extent, it is essential to relate the Town of Easton to Talbot
County, the Eastern Shore, the Delmarva Peninsula, and larger metropolitan areas
within close proximity.

Easton, the County seat, is situated in the central portion of Talbot County.
The Town is located near the headwaters of the Tred Avon River, which provides
access to the Chesapeake Bay. In 1980, the Town was the third largest municipality
on the Eastern Shore with a population of 7,536 inhabitants. 1987 population is
estimated to be 8,458. The Town contains 31% of the County’s population and is the
market and service center of the central portion of Maryland’s Eastern Shore.
Easton is located adjacent to U.S. Route 50 which provides excellent access to many
other major highways. US. Route 50 is a major route connecting the
Baltimore/Washington metropolitan area to the coastal resort of Ocean City on
Maryland’s lower shore. The Town is home to a regional municipal airport.

Talbot County, in the central portion of the Eastern Shore, is characterized by
gently rolling land areas virtually surrounded by the Chesapeake Bay and four of its
major tributaries. Talbot County contains over 600 miles of waterfront. Its land
and adjacent waters have support agriculture and seafood processing activities which
have historically formed a substantial portion of the County’s economic base.
Development in recent yvears reflects diversification of this base economy to include
a breader manufacturing, service, and tourism economy. Over 75% of the 279 square
miles of County land is arable. In 1980, 25,604 peopie lived in the County, an
increase of 8% over 1970. The estimated 1987 population of the County is 28,008
reflecting a sustained if not greater rate of increase in recent years.

The Eastern Shore of Maryland contains nine counties with a 1980 population of
296,620 and a population density of 78 persons per square mile. An abundance of
fresh water and favorable soil characteristics enhance the Eastern Shore’s value for
agricultural purposes. Industrial activity in the region is historically related
primarily to agricultural activities and processing of seafood taken from the
numerous waterways. However, since 1970, several industries have located on the
peninsula which are not reliant upon food products. These inciude manufacturing,
clectronics assembly and commercial services, resulting in significant industrial
diversification.

"Deimarva" is a term which describes the 6,057 square mile peninsula
encompassing nine Maryland counties, most of the State of Delaware and two
Virginia Counties. Fifty-five percent of the land area and roughly 1/3 of the
population of the Delmarva Peninsula is in Maryland. The peninsula is bounded by
the Chesapeake Bay on the west and south, and the Delaware Bay and the Atlantic
Ocean on the east. The peninsula lies almost entirely within the Atlantic coastal
Plain region. According to the 1980 Census, Delmarva had a population of 845,000
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people with a population density of 140 persons per square mile. Easton is located
northwest of the geographical center of the peninsula.

Enjoying relative proximity to surrounding states, FEaston 1is located
approximately 20 miles from Delaware, 80 miles from Pennsylvania and 85 miles
from Virginia. The Town enjoys excellent access to major metropolitan areas.
From Easton, it is 59 miles to Baltimore, 62 miles to Washington, 85 miles to
Wilmington and 114 miles to Philadelphia (See Map 1).

With today’s modern highway facilities, distance ceases to be as important a
consideration as travel time. Easton is within 1 1/2 hours of the sixth largest
consumer market in the United States, the Baltimore-Washington metropolitan area.
Philadelphia and New York, two larger consumer markets, are 2-3 hours travel time
from Easton, Within 350 miles of ZEaston live approximately 34% of the U.S.
population and 40% of the U.S. industrial market. Thus, Easton is within three hours
of the six largest consumer markets in the U.S.

Because of the natural attractiveness of its living and working environments,
Easton will increasingly be considered as a possible relocation site for people and
industries. As other areas become less attractive, the Easton area will be
encouraged by outside influences to grow and develop. It is the purpose of the
Comprehensive Plan to provide the Town with a guide to organize its growth in a
pattern and at a rate which can be accommodated within the human and fiscal
resources of the Town.

POPULATION

Easton has experienced moderate but consistent population growth since its
founding. In recent years the rate of growth has increased substantially. The major
departure from this trend was in the decade from 1950-1960 when annexation
accounted for an increase of 1,843 people. The following table reflects increases in
population within the incorporated Town by the number and percent from 1950-
1980.

TABLE 1
POPULATION TRENDS
1950 - 1980
1950-1960 1860-1970 1970-1980
Population 4494-6337 6337-6809 6809-7536
Percent change {41%)* (7.4%) (10.2%)

* High percentage duc to anncxation

Source: U.S. Bureau of Census and Redman/Johnston Associates
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From the 1940’s to the 1960°’s Easton attracted people from outlying Talbot
County areas. Historically in Talbot County, Easton has grown while bayside towns
and surrounding agricultural areas lost population. In the latter 60’s and 70,
however, the Town’s growth slowed in relation to neighboring sections. In 1960, the
Town of Easton comprised 62.6% of all residents of Talbot County Election District
#]1 but by 1970, decreased slightly to 61.0% of the district. According to the most
recent census data available, in 1980 the Town comprised 61.9% of all residents in
the first election district.

Changes in population trends affect the direction and rate of growth.
Population figures for outlying districts indicate that people were establishing homes
in these areas rather than in the Town during the review period of 1970-1980. This
may have been predicated by the lack of affordable housing or high land costs within
the Town. The higher rate of growth evidenced in the period 1980 to 1987 indicates
this may no longer be 2 dominant trend.

The racial composition of the Town’s population is changing slowly. The non-
white population represented 28% of the total population in 1980. This represented
a 4.1% increase during the 1970 - 1980 period.

The age composition of the population is also changing. Table 2, located on
the following page, Age Distribution shows the patterns of age distribution from 1960
to 1980. Both the number and percentage of children under 5 declined from 1960 to
1980, while the number and percentage of young adults, especially those between 15
and 24 years of age, increased. Recent school enrollment projections indicate that
the number of school age children has been increasing in recent years. Adults
between 30 and 44 declined in both number and percentage in that decade while the
number and percentage of adults over 45 increased.

Changes in the general age distribution for local residents results in a complex
series of demands on the level of local services. The increase in the number of
adults reflects a larger number of people available for the labor market. When
older populations increase, medical facilities and convenience services normally
reflect a corresponding increase, as evidenced by the Hospital expansion and
development of related services along Dutchman’s Lane and Idlewilde Avenue in the
recent decade. As the characteristics of the population change, so must the
direction of community services.
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TABLE 2
AGE DISTRIBUTION 1960-1980
EASTON, MARYLAND

1960 1970 1980

Total Total Total Total Total Total

Number % Number %. Number %
Under 5 678 10.7 472 6.9 407 5.4
5to9 551 8.7 569 8.4 363 4.8
10 to 14 510 8.0 575 8.4 506 6.7
[5to 19 393 6.2 380 8.5 599 7.9
20 to 24 380 6.0 494 7.3 710 9.4
25 to 29 380 6.0 420 6.2 691 9.2
30 to 34 434 6.8 308 4.5 541 7.2
35 to 44 858 13.5 732 10.8 739 9.8
45 to 54 775 12.2 847 12.4 736 9.8
35 to 65 601 9.5 785 11.5 882 11.7
65 to 74 484 7.6 546 2.0 746 29
75 and Over 292 4.6 481 1.1 616 8.2
Total _
Population 6,337 100% 6,809 100% 7.536 100%

Source: U.S. Bureau of Census and Redman/Johnston Associates.

POPULATION PROJECTIONS

To project 1990, 2000 and 2010 population levels the Plan assumes three possible
population growth rates for the Town which appear to represent the most feasible
lower, middle and upper ranges of growth during the planning period. The first
projection assumes that population growth trends experienced in the recent past,
1980-1987, will continue into the future. 1980 population was 7,536 and 1987
popuiation is estimated to be 8,458, a 12 percent increase for the seven (7) year
period or a 1.7 percent average annual growth rate. This rate of growth is assumed
to be the minimal amount of growth the Town will sustain in light of recent growth
trends. At a 1.7 percent average annual increase, population can be expected to
reach 8,897 in 1990, 10,530 in 2,000, and 12,462 in 2010.

The level of population growth in the Town has not been static in recent
vears. In the past few years Easton Utilities has reported an average annual
population increase of 3 percent annually. By projecting a constant 3 percent
average anoual population increase; population in 1990 can be expected to reach
9242, 12,419 in 2,000 and 16,690 in 2010. This rate of growth is assumed to be the
maximum amount of growth the Town may be able to efficiently sustain during the
Plan period.
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A middle projection for population growth is based on the increasing rate of
growth evidenced through the period of 1960-1987. Rate of growth is reflected as a
percentage increase in population for the periods 1960-1970 and 1970-1980. In these
periods the percentage increase in population was 7.4 percent and 10.2 percent
respectively. Based on the estimated increase in population from 1980 through 1987
(12%) the projected increase for 1980-1990 of 16.26 was derived. Assuming a
constant increase in rate of growth per decade as evidenced in past vyears the
projected Town population for 1990 of 8,765, 2,000 of 10,573, and 2010 of 13,229 are
estimated.

Table 3 illustrates the comparison between the low, medium and high population
projections for the Town of Easton. While actual population growth is anticipated to
fall within the range of projections presented, it is impractical to make a single
accurate projection for any given year. The Plan recognizes that many factors
outside of the Town’s influence will affect Easton’s rate of growth; including
national and regional economic growth, population. migration, and the growth policies
of neighboring jurisdictions. The Town will, to a large extent, have substantial
influence over the level of population growth through the policies adopted in this
Plan. Major forces currently driving the Town’s growth are continually increasing
in-migration patterns and a higher birth rate caused by a larger component of the
Town population falling within the child bearing ages.

TABLE 3
VARIABLE POPULATION PROJECTIONS
TOWN OF EASTON

Projection 1999 ' 2000 2010

Low* 8,897 10,530 12,462
Medium* 8,765 10,573 13,229
High* 9,242 12,419 16,690

*Low: 1.7% average annual increase
*Medium: 4.4% average increase in growth per decade
*High: 3% average annual increase

Source: Redman/Johnston Associates

INCOME

Income statistics present an overall view of the community’s economic health.
Without a suitable distribution of income, many facets of the Town’s economy are
restricted because local residents can’t provide for their own needs in the private
market.
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Extreme income groups, upper and lower, -demand different and sometimes
conflicting types of housing, retailing needs and community services. The high
income groups demand a more expensive life style than the low income groups are
able to afford. Lower income groups are less able to provide for their own needs
and in turn look to governmental agencies for community services. Both categories
are significantly large in Easton indicating that the diverse needs of each group will
need to be considered.

While the percentage of families with low incomes substantially declined through
the period 1959 to 1979, poverty was and is still present in Easton. According to
the 1980 Census, there were 437 families, or 13.8% of total families within the Town,
with incomes less than $5,000 in 1979. (See Table 4)

Over 1,000 households representing roughly 33% of all town households in 1979
had incomes less than $10,000 annually. Therefore, while incomes continue to rise,
inflation and adjustments to the definition of poverty, established by the Bureau of
the Census, still result in a large number and percentage of households within the
Town which can be considered low and moderate income. Housing affordability
continues to be a problem for families in these income groups.

TABLE 4 A
FAMILY INCOME DISTRIBUTION, 1979
EASTON, MARYLAND

Income Category Number of Households Percent
Less than $5,000 437 13.8%
5,000 - 9,999 611 16.3%
10,000 - 14,999 617 19.6%
15,000 - 19,999 479 15.2%
20,000 - 24,999 340 10.8%
25,000 - 34,999 443 14.1%
35,000 - 49,999 160 5.1%
50,000+ _ 65 2.1%
3152 100.0%

* 1979 dollars
Source: U.S. Bureau of Census

LAND USE

At the present time, Easton contains approximately 4,900 acres. Annexation of
land in the 1970’s and 1980’s significantly increased land within the corporate limits
by some 2,000 acres. Approximately 53 percent of the Town’s land area is developed
and 47 percent is undeveloped (see table 5 and Generalized Existing Land Use Map).
Land use patterns show a concentration of offices, service oriented business, and
retail establishments in the downtown area with automotive and highway service
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facilities concentrated adjacent to U.S. Route 50. Although many of the activities
within Easton have urban characteristics, the substantial amount of undeveloped land
provides a scenic and rural atmosphere for Town residents.

In 1987 residential land uses comprised 18 percent of the total Town land area.
Of all residential land, 86 percent was devoted to single-family dwellings. Multi-
family residential comprised only 14 percent. Of all developed land, 37 percent was in
residential use. -

Commercial land uses include uses which may be characterized as commercial
services oriented, business/office and retail establishments. Retail and Commercial
Services which included highway oriented businesses accounted for 78 percent of all
commercial land. Business/Office uses accounted for 22 percent of the commercial
lands. Roughly, 8 percent of the total land area of the Town was devoted to
commercial use.

Industrial land use currently accounts for only 2 percent of the total land area
and 5 percent of the developed land area.

The amount of land classified as parkland accounted for only about 2 percent of
the total land area. The lands included in the parks category included school play
areas and ball fields.

A breakdown of the public/semi-public land uses are an important component of
the overall land use in Easton. These uses include the County Library, Court House,
and YMCA as examples. These uses represent about 5 percent of the total land area
and 9 percent of the developed land area.

Land devoted to transportation facilities accounted for 34 percent of developed
land and 17 percent of the total land area with much of this figure represented in
the airport property.

The 47 percent of land which is undeveloped provides Easton with ample space

for future development and permits greater flexibility in determining future land use
patterns.
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GOALS AND OBJECTIVES

INTRODUCTION

The formation of community goals and objectives is the initial step in the
planning process and an integral part of the Comprehensive Development Plan for
the Town of Easton. Goals and objectives embody the development philosophy of
Town residents which provide meaning and purpose to the cfforts of public and
private individuals in creating a community which is not only functional but
aesthetically pleasing as well. The purpose of such goals and objectives is to serve
as the basis for formulating overall development policies, which in turn serve as the
framework for both public and private decisions relative to development of the Town
of Easton.

The following goals and objectives represent the underlying concepts by which
the Comprehensive Development Plan was approached.

The overall goal for the growth and development of the Town of Easton is:

To promote the development of a community with economic vitality,
attractive neighborhoods, excellent facilities for education and
recreation, and environmental factors which will help all residents to
enjoy théir desired quality of life.

In formulating the Comprehensive Plan, broad community goals for each plan
element are expressed in terms of a number of general objectives for the future
development of the Town.

LAND USE

GOAL

To provide for the appropriate use of limited land resources within a framework
of orderly and controlled growth amd development in accordance with the
development policies of the Town of Easton as identified in this Plan.

OBJECTIVES

* Establish a land use framework consistent with the efficient and planned

provision of public services.

Provide for a variety of types of residential areas in appropriate locations

of the Town.
* Preserve and protect the natural resources of the Town.
* Provide adequate land for local and regional commercial activities in
appropriate locations of the Town.
Town of Easton 3-1 Comprehensive Development Plan



Provide adequate land for select or light industrial uses in appropriate
locations of the Town.

* Promote forms of development which provide valuable open spaces and
efficient development patterns.

HOUSING AND NEIGHBORHOOD IMPROVEMENT

GOAL
To promote decent, safe and sanitary housing availability for all residents.

To preserve and improve the stability of Easton’s neighborhoods.

OBJECTIVES

* Provide opportunities for affordable housing for low and moderate income

residents.

Promote the rehabilitation and improvement of substandard housing and
the elimination and redevelopment of dilapidated units.

Encourage greater housing opportunities for the Town’s growing clderly
population.

* Protect and preserve existing neighborhoods from encroachment of
incompatible land uses and activities.

CENTRAL BUSINESS DISTRICT AND HISTORIC PRESERVATION

GOAL

To maintain and improve the vitality of the Town’s Central Business District
(CBD) as an active specialty retail, business/office, government center.

To continue to preserve and protect the Town’s historic and architecturally

significant structures as important components of the downtown’s character and
attractiveness.

OBJECTIVES

* Improve wupon the CBD’s character and attractiveness as a growing

tourism/specialty retaii destination.

¥ Continue to consolidate governmental office functions in the CBD.
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Improve traffic flows through and within the CBD and improve the
adequacy of parking availability. ,

Maintain and enhance the Town's historic character.

PARKS, OPEN SPACE AND NATURAL RESOURCES

GOAL

To ensure that there are adequate areas and amounts of parks and open space
located throughout the Town which are beneficial to all residents.

To protect the valuable natural resources of the Town for the benefit of
existing and future residents.

OBJECTIVES

*

Preserve as community open spaces, whenever possible, land adjacent to
the Town’s rivers, streams, and other water bodies.

Create more functional, smaller-scale park and open space areas
throughout the Town.

Create a new park facility in the northern end of Town.

Require new development, when appropriate, to preserve existing natural
features and to dedicate park and open space lands as conditions of
development approval.

Implement the Town’s Chesapeake Bay Critical Area Program,

COMMUNITY FACILITIES

GOAL

To ensure the continued adequate maintenance and expansion of community
facilities and public services necessary te guarantee public health, safety and
welfare and enhance residents quality of life,

OBJECTIVES

¥

Distribute the cost of community facilities and public services equitably
between the public, the developer and future users.

Require all new development to pay for or provide all road, water, sewer,
and other community facilities and services extensions and additions
needed as a result of new development. Require all community facilities
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and services users to pay a "fair-share" of capital costs for scheduled
system improvements.

Ensure the adequate provision of community facilities and services and
public services in a planned and efficient manner consistent with
development policies established in this Plan.

* Ensure that community facilities and public services are provided
equitably to all Town residents.
TRANSPORTATION

GOAL

To provide a functional road and street system for the safe, convenient and
efficient movement of people, goods and services among places of residence,
employment, shopping and recreation and to provide a circulation system which
is compatible with, and promotes, the logical and rational development of the
Town of Easton.

OBJECTIVES

* Maximize the capacity, safety and efficiency of the existing street and

highway system.
Improve access to, and movement within, the Central Business District.

Improve the circulation system to provide for better secparation of through
and local traffic,.

* Improve east-west access in the northern end of Town.
Control development adjacent and near the Easton Municipal Airport so as

not to allow incompatible Iland uses to develop which could possibly
restrict the future growth of air service and facilities.

ECONOMIC DEVELOPMENT

GOAL

To maintain a viable economy which is protective of the Town and County’s
traditional economic base and which encourages further investment
diversification and expansion to offer a broad range of employment and business
opportunities responsive to citizen needs.

OBJECTIVES
* Diversify and expand the Town’s and County’s economic base.
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* Support future expansion of retail and service businesses.

* Support new and expanding businesses to the full extent allowed by zoning

and utility services.

IMPLEMENTATION AND DEVELOPMENT REGULATIONS

GOAL

To set forth regulations, methods and procedures that will serve as a guide for
public and individual actions to attain the Community Goals and Objectives and
Development Policies adopted in the Comprehensive Development Plan.

OBJECTIVES

* Update and revise the Town Zoning Ordinance, Subdivision regulations and

other codes to reflect the goals, objectives, policies and recommendations
of the Plan each time the Plan is updated.
Revise development site plan review procedures as needed.

* Facilitate greater intergovernmental and Town/County coordination
concerning development planning and approval.

Town of Easton 3-5 Comprehensive Development Plan
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LAND USE PLAN ELEMENT

The Land Use Plan Element provides policies for the orderly and planned
development of the Town of Easton, The Conceptual Development Plan Map
contained in the back of this Plan provides a graphic representation of the desired
pattern of land uses within the Town. The Land Use Plan Element is geared to
accommodate the range of population growth scenarios expected during the plan
period to the year 2010. Implementation of the Land Use Plan Element policies will
be achieved through the Town’s Zoning and Subdivision Ordinances, the Chesapeake
Bay Critical Area Program and planrned road and community facilities (water and
sewer) improvements.

The use of land within the Town is the result of many physical, economic and
social forces. The Land Use Plan Element reflects an attempt by the Town to
equitably balance the achievement of Town goals and objectives for development with
private property rights and interests. The Land Use Plan Element addresses issues
and identifies Town policies relative to residential, commercial, and industrial
development as well as the provision of lands for parks and open spaces.

GENERAL LAND USE POLICIES

Certain Town Policies regarding land use effect all types of development in the
Town and establish the basic framework for Town development.

4.1 All land use decisions and development approvals should be in conformance
with planned and scheduled improvements to Town services (roads, water,
sewer, schools, police and fire protection)

4.2 All development should be located in conformance with the Comprehensive
Development Plan and all applicable Town ordinances and regulations.

4.3 Adequate buffers and landscaping treatment should be provided as design
solutions in certain unavoidable instances when incompatible land uses
occur in proximity to ome another, and when such treatments will enhance
the quality and appearance of the development.

4.4 All development should be required to be sensitive of the existing natural
resources of the site regardless of the type of development or its location.

4.5 All development should be planned and constructed to be harmonious of,

and complimentary to, the character of both the neighborhood in which it
is to be built in and the Town as a whole.

4.6 Site plan review should be required for all multi family residential,
commercial, and industrial development within the Town.
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RESIDENTIAL DEVELOPMENT

Historically, the older, more established residential sections of the Town within
the Rt. 50/Easton Parkway loop have developed in traditional subdivision, grid street

patterns. In recent years some multi-family and single-family residential
neighborhoods both within the Town’s core and outside of the Rt. 50/Easton Parkway
loop are being designed and built as cluster developments. This emerging

development pattern should be encouraged particularly in those areas of the Town
where undeveloped tracts and parcels of land remain. Residential development or
redevelopment in established residential neighborhoods should be done in a manner
compatible with the surrounding area. Cluster development concepts work
particularly well for multi-family developments. Single-family detached residential
subdivisions can also benefit from the use of cluster concepts.

Cluster and other innovative residential development forms promote densities
which are in keeping with current town-scale character as established in the Town
Zoning Ordinance. Cluster development does not increase overall site density, but
rather, it concentrates  development on a smaller portion of the site emabling more
land to be left in open space. Cluster forms of development provide many
advantages to the Town including;

* greater flexibility and creativity in site plan design for developers and
enhanced opportunities for the Town to work with the developer to assure
the development is in keeping with Town character and development
policies regarding such items as road access, landscaping and aesthetics,

reduced utility (road, sewer, and water) extension and maintenance costs
associated with more efficient and concentrated development patterns,

creation of coordinated and functional community open and green spaces
and the preservation of the Town’s natural resources through
concentration of development on a smaller portion of the overall site,

* greater opportunities for a wider diversity of housing types and
affordability,

preservation of existing Town-scale densities, and

on larger sites, usually 10 acres or more, Planned Unit Developments (a
larger scale of cluster development) allow for a functional mix of
compatible but different land uses and housing types.

Planned unit developments (PUD) on larger undeveloped tracts within the Town
(e.g., 10 acres or more) would allow for clustering of residential density thercby
allowing smaller lot sizes and more concentrated site improvements (streets, storm
drainage, sewer and water lines). Cost savings related to smaller residential lot sizes
and more efficient site improvements can result in lower housing costs and greater
housing affordability. By clustering site development density onto a portion of the
site, the remainder of the site can be left undisturbed or in some form of community
open space. Overall residential development densities of a PUD would remain the
same as in a conventional subdivision or multi-family development.
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In some larger PUD’s, a limited amount of non-residential development (e.g.,
offices and neighborhood commercial activity) could be mixed into the PUD provided
these activities are located and screened (landscaped and buffered) in such a manner
to be compatible with surrounding residential land uses. By allowing some non-
residential uses in the PUD (the amount to be determined by a sliding scale, e.g., the
larger the PUD the larger allowable percentage of non-residential area), the
developer can meet the ncighborhoods immediate "convenience commercial® needs and
also create better development economics to allow for the creation of more
affordable housing units.

Traditional lower density, suburban-scale residential subdivisions (e.g. 1 home
per acre) located within and adjacent to the Town’s boundaries can potentially hinder
the efficient provision of public utilities and services as the Town continues to grow.
This form of development on the perimeter of the Town would tend to constrict
future higher density Town-scale development thereby substantially limiting the
future spatial growth of the Town. In addition, suburban-scale development is
expensive for the Town to service and maintain, However, there is some demand in
the Town for this type of residential development and therefore should be
accommodated in appropriate and limited locations.

Figure 1 illustrates a comparison of conventional and cluster subdivisions. In
the cluster development (B) road length is substantially shortened and approximately
30 acres of open space are provided. Figure 2 shows how different land uses can be
compatibly incorporated on the same large site as a Planned Unit Development.

To accommodate a projected year 2000 population level of 10,573, ("medium"
projection) approximately 250-350 acres of additional residential land within the Town
will need to be developed. Approximately 881 living units will be required to house
new residents assuming current density standards are maintained.

By 2010, assuming that a projected population of 13,229 ("medium" projection)
becomes a reality, 277 additional acres of residential land will be required. To house
the added 2656 people, 1,988 additional living units will need to be built. During the
planning period to the year 2010 a total of nearly 2,000 additional housing units will
be required, consuming approximately 500-800 acres of land. (See Table 6 Projected
Residential Demand.)

TABLE 6
PROJECTED RESIDENTIAL DEMAND
TOWN OF EASTON, 1987 - 2010

PROJECTED NEW HOUSING
PERIOD POPULATION INCREASE UNITS ADDED
1987-2000 2,115 881
2000-2010 2,656 1,107
Total 4,771 1,988

Assumes: Average Household Size of 2.4 Persons/Unit Based on 1980 Census.
Source: Redman/Johnston Associates, Ltd.
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According to the 1987 land use survey there are currently 1,864 acres of
undeveloped land in the Town. Ample land exists within the current Town
boundaries to accommodate projected residential development at existing Town
densities throughout the plan period. Physical and market constraints, however,
prohibit the development of some Town lands for residential purposes thus potentially
creating the need for the Town to annex and service adjacent County lands in the
future. This scenario would become more probable if lower density suburban scale
development occurs to a greater extent than at present.

RESIDENTIAL DEVELOPMENT POLICIES
Town policies for residential development are as follows:

4.7 Residential development should only be approved in areas serviced with
adequate Town roads, water and sewer.

4.8 In-fill residential development in existing neighborhoods should be
compatible with densities of the surrounding neighborhood.

4.9 Residential neighborhoods should be protected from incompatible land uses
and activities and if in some unavoidable cases conflicting land uses are
located in proximity to one another, adequate buffers should be provided
to reduce potential adverse impacts.

4.10 Future residential development should occur only in those areas of the
Town identified as appropriate by the Conceptual Development Plan Map
and all applicable Town ordinances and regulations.

4.11 Cluster development, Planned Unit Development and other innovative
planned development forms should be encouraged for single-family and
muiti-family developments in order to achieve the benefits of planned
development patterns previously described.

4.12 All new residential developments should be required to provide adequate
site improvements and amenities as necessary and appropriate (e.g.
sidewalks, landscaping, buffers, open space).

COMMERCIAL DEVELOPMENT

Existing land use patterns reflect the specialization and emergence of Easton as
a regional retail service and office center. The Land Use Plan Elecment emphasizes
the need for accommodating future commercial land use demands. All future
commercial development should be compatible with existing commercial development
in the Town. In addition commercial expansion in Easton should be planned and
designed to complement existing regional and local commercial centers.

According to the 1987 Land Use Survey, approximately 301 acres of land were
devoted to various commercial uses. Consistent with projected populations for 2010,
commercial lands should increase by 191 acres to a year 2010 total of 492 acres. To
meet 2000 population levels of 10,573 ("medium" projection), an additional 85 acres of
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commercial land will be required. This projection assumes 2 standard of .04 acres of
commercial land generated for each Town resident. This standard is based on a ratio
between existing population and existing commercial land use. Future commercial
development shouid contain greater amounts of landscaping and open space than has
been required in the past, therefore, it is anticipated that additional land, above
what is projected by this ratio, will be required for future commercial uses.

Regional Commercial Centers

In the past, the Town has contained regional commercial expansion in areas
adjacent to the downtown Central Business District (CBD) (e.g., Talbot Town
Shopping Center, Eastor Shopping Center and Tred Avon Plaza) in order to minimize
the distance between these centers and the CBD. The objective has been to
concentrate major shopping areas and to preserve the general retail function of the
CBD. In recent years as Easton has grown, so has its role as a regional center.
Demand for additional commercial activities has greatly increased. Concurrent with
this trend has been the evolution of the CBD from a general retail center to a more
upscale, tourism-oriented specialty retail center.

Changing dynamics necessitate the need for Easton to expand commercial
development in order to fulfill its role as a regional retail, service and office center.
Given the limited opportunities in the CBD to provide additional parking and to
accommodate additional traffic generated by substantial retail growth, other areas of
the Town should now be considered as alternative locations to meet regional
commercial development needs. The continued vitality of the CBD remains a priority
of the Town. Future development of the CBD is discussed further in a separate plan
clement.

The Conceptual Development Plan indicates four (4) major areas where future
rcgional commercial development should occur. The first area is on the east side of
Rt. 322 north and south of the existing commercial centers on Marlboro Road.
Future commercial development in this area would serve to compliment the existing
centers and the CBD. The second area proposed for new commercial development is
along the northern portion on the eastern side of the Route 50 corridor on the
Gannon property recently annexed into the Town., The third area identified for
regional commercial development is the planned business/commercial/industrial park
on the east side of Elliot Road. The fourth arca identified is a portion of the
Dudrow Farm at the corner of MD Route 33 and the By-pass (MD Route 322) which
is currently outside the corporate limits but could be annexed as services (sewer and
water) are extended and the property is developed. Each of these planned
Business/Commercial Park Districts presently contains large undeveloped tracts of
land. Cluster forms of well-planned commercial development are encouraged in each
area as opposed to traditional commercial strip development patterns occurring along
most of the Route 50 Corridor through Town. Deeper lot depths and minimum road
front lot widths are encouraged to minimize the appearance of commercial strip
development along Route 50 (se¢ Conceptual Development Plan Map).
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Cluster and other well-planned forms of larger-scale commercial developments

are highly encouraged. Advantages of these forms of commercial development
include:

* control of access into the development and more functional internal
automobile and pedestrian site circulation patterns;

use of landscaping and bufferyards to screen buildings, service areas,
loading areas, and parking;

coordinated architectural styles, lighting and signage that are harmonious
with town character;

avoidance of unattractive commercial strip development;

more efficient infrastructure construction costs and maintenance (streets,
sewer, and water);

less impervious surfaces resulting in greater natural resource protection
and less storm water runoff from the site; and

greater concentrations of businesses and offices in a common center
resulting in an easier shopping experience for Town residents.

minimized road frontage and the appearance of highway strip development
form.

The following illustration (Figure 3) is an example of a well-planned regional
commercial center which incorporates the principals outlined above.

Local Commercial Centers

In addition to larger commercial areas which service Town and regional
residents, there are a number of smaller neighborhood oriented commercial centers
scattered throughout Town. These commercial activities, for the most part, provide
necessary services beneficial to neighborhood residents. When these commercial uses
are adequately screened from adjacent residential properties and the uses are
complimentary to the neighborhood, they serve an important community function.
However, these local commercial centers can potentially create problems when they
encroach upon the surrounding neighborhood. Frequent problems sited are: increased
traffic, unmaintained parking areas, noise, obtrusive lighting, lack of building
maintenance, lowered residential property values, and general disruption to the
neighborhood. Local commercial centers throughout Town vary in scale and function.
Almost all of these centers consist of a mixture of retail and office activities.

Future development and/or redevelopment of these areas is an important concern of
the Town.
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FIGURE 3

Clustered Commercial Development
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The larger Local Commercial Center District areas identified include:

* Dover Street {rom the downtown to the Park Street vicinity,

Pennsylvania Avenue along both sides of the railroad tracks from North
Street to Dover Street.

The south side of Maryland Avenue.

Cremery Lane.

Aurora Street from Magnolia Street to Washington Street,
Washington Street from Cremery Lane to Glebe Road.

* Port Street from West Street to Pleasant Alley,

Each of these areas have fairly well-defined edges or borders and are generally
adjacent to residential neighborhoods. Physical improvements to upgrade the
aesthetic qualities of each of these areas would enhance economic vitality and make
the centers more compatible with surrounding neighborhoods. Particular focus should
be accorded to the Dover Street commercial corridor as this is the largest of the
Local Commercial Centers and it represents an important entranceway into Town,

It is important that future development or redevelopment in existing local
commercial centers or development of new local commercial development centers be
compatible with surrounding land uses. Developments or activities which would result
in any of the above sited negative impacts should be discouraged to locate in local
neighborhood commercial centers. Any proposed development or redevelopment within
the local neighborhood commercial centers should be required to provide adequate
of f-street parking and landscaped buffers to screen the development from adjacent
residential uses. Commercial activities which would generate heavy traffic volumes
on local neighborhood streets should also be discouraged.

Route 50 Commercial Development

Traditionally the Rt. 50 corridor through Easton has developed in a piecemeal,
strip-commercial form of development which mostly caters to the needs of highway
travellers. Some businesses serving local commercial needs have also located on the
Route 50 corridor due to the lack of commercially zoned land elsewhere in the Town.
In recent years the Town has been able to better influence the quality of
development occurring along the central portion of the strip with through access
controls, landscaping and signage standards. Control over the recently annexed
northern portion of the corridor (Gannon property) remains under the County’s
jurisdiction during a five (5) year transition period.

Overall the entire Rt. 50 corridor is in need of appearance and traffic access
and circulation improvements. Future strip-development should be discouraged and
new standards for commercial development which include controlled limited access,
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landscaped buffers and parking areas, reverse lot frontage off of service roads, and
enhanced sign controls need to be established. Larger scaled commercial
developments along the corridor, as elsewhere in the Town, should be clustered into
well-planned commercial parks. The large undeveloped land tracts in the northern
end of the corridor, on the east side the Route 50, have been identified as locations
appropriate for possible regional commercial development expansion.

In addition to enhanced land use and design controls for the corridor the Town
should also consider developing a beautification plan for the corridor which could
include; planting of street trees and landscaped areas, development of landscaped
entranceway structures and signage at the north and south ends of the corridor and
at Dover and Goldsborough strects. Adoption of more restrictive sign standards for
both on-premise and off-premise signs along the corridor would greatly enhance the
appearance of the area for residents and tourists alike. Better access controls onto
Rt. 50 would alleviate many traffic congestion problems, especially during the summer
months. Particular attention should be accorded to alleviating safety problems
associated with the Old Chapel Road/Route 50 intersection. The development of a
new signalized intersection south of Old Chapel Road would eliminate problems with
the existing intersection and would also assist in providing safe access to future
commercial development on the east side of Route 50.

COMMERCIAL DEVELOPMENT POLICIES

The following are the Town’s policies in regard to commercial development:

4.13 All commercial development should be in conformance with the Conceptual
Development Plan and all Town ordinances and regulations.

4.14 Larger-scale, regional commercial developments should occur as well-
planned commercial parks.

4.15 Development and/or redevelopment of local neighborhood commercial
centers should be compatible with existing residential areas, and physical
improvements to enhance the aesthetic qualities of Local Commercial
Centers should also be undertaken, with particular focus accorded to the
Dover Street commercial corridor.

4.16 Strip commercial development should be discouraged along the Route 50
corridor and, in general, development standards for the corridor should be
improved in order to enhance corridor appearance and traffic circulation.

4.17 The Town should undertake a beautification program for the entire Route
50 corridor which includes provision of more street trees and landscaping,
development of Town entranceways, and enhanced sign controls.

INDUSTRIAL DEVELOPMENT

If Easton is to continue to experience diversified economic development, it is
important that certain appropriate land areas be set aside for light or select
industrial development. These industrial park sites are identified on the Conceptual
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Development Plan Map. One area suitable for industrial expansion is the vicinity of
the Airport Industrial Park. There is suitable and adequate land for park expansion
west of Route 322, Another area suitable for industrial expansion is the Clifton
Industrial Park east of Route 50. There is enough land available in and adjacent to
each of these existing industrial parks to accommodate future industrial development.
In addition, both areas pose no serious environmental threats and both are adequately
buffered from residential areas. FEach of the parks is already serviced with roads,
water and sewer. Each park also has ready access to Rt. 50 via a signalized
intersection. :

Development standards for existing and future industrial parks should be
adequate to control excessive noise, dust, and vibration impacts which could occur.
Cluster development concepts can also be used in the design of industrial parks to
provide efficient internal circulation systems and generally improve the appearance of
these areas. Bufferyards and landscaping can be used to screen the park from
nearby residential areas. Industrial lands directly adjacent to the airport should be
reserved for those businesses and activities that are airport related and which will
not view airport activities as nuisance or create an impediment to air service and
facilities expansion.

Almost all of Easton’s industry is currently located within one of the industrial
parks. There are a few industries remaining in the downtown area along the raiiroad
right-of-way. These industries are generally located in, what are now, residential
neighborhoods. Redevelopment of these areas to more residentially compatible uses
should be considered on a case by casc basis, particularly where existing structures
have been abandoned or are in dilapidated or deteriorating condition. In many
instances industrial uses in these areas should not be continued, however, where
industrial development is still deemed appropriate to occur it should be limited to
small and light industrial activities not subject to major on-site expansion.

INDUSTRIAL DEVELOPMENT POLICIES

Policies for the development of industrial lands are as follows;

4.18 AIl light or select industrial development should be in conformance with
the Conceptual Development Plan and all Town ordinance and regulations.

4.19 Future light or select industrial development should be encouraged to
locate in one of the existing industrial parks.

4.20 Lands adjacent to the airport should be reserved for airport related
industrial uses,

4.21 Existing industrial development along the railroad right-of-way in the
Town should be redeveloped to more residentially compatible uses in cases
where the structure is dilapidated or deteriorating and there are conflicts
with the surrounding neighborhood.
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AGRICULTURE

The remaining farmlands within the Town, including the Adkins farm fronting
on the south fork of the Tred Avon River and Papermill Pond, are areas where
future development is proposed or likely to occur in the near future. Extreme
development pressures on these large undeveloped parcels combined with a declining
farm economy dictates the rapid transformation of the Town’s farmlands for
development purposes. For these reasons, the plan contains no specific policies
relating to agricultural land use.

OPEN SPACE AND INSTITUTIONAL LAND USES

Open space development throughout the Town is discussed in detail in the
Parks, Open Space and Recreation Plan Element. Policies for open space provisions
are also outlined in that section of the Plan. In general, the intent of these policies
is to ensure that usable open spaces are incorporated in the development of all types
of future land uses when appropriate. In addition to open spaces being created
within individual developments, the Plan also envisions the creation of a Town-wide
system of community open spaces in order to protect and buffer fragile natural
resources and scenic areas (e.g. stream valleys, wooded areas, wetlands and the
Town’s Chesapeake Bay Critical Area).

Institutional land uses (e.g. schools, public buildings, churches, cemeteries, etc.)
can continue to occur as long as they are compatible with existing surrounding land
uses, and they conform to the Town Zoning Ordinance, and they do not have adverse
impacts on the transportation system, increase noise levels nor depreciate property
values. Schools and public buildings facilities are discussed in the Community
Facilities Plan Element.

CONCEPTUAL DEVELOPMENT PLAN

The Easton Comprehensive Plan establishes a general development policy for
addressing future growth and expansion issues. Although not all aspects of the Plan
can be illustrated in graphic form, land use concepts and related elements are
generally illustrated on the Conceptual Development Plan. While designed to guide
future development by establishing general areas where various land uses should
occur, the Conceptual Development Plan recognizes that conditions may change over
time and that limitations of specific sites to acc